
 

 

 
Date:  July 30, 2012 
 

To:  Interested Person 
 

From:  Hillary Adam, Land Use Services 
  503-823-3581 / Hillary.Adam@portlandoregon.gov 
 
NOTICE OF A TYPE II DECISION ON A PROPOSAL IN 
YOUR NEIGHBORHOOD 
 
The Bureau of Development Services has approved a proposal in your neighborhood. 
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429.  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision. 
 

CASE FILE NUMBER: LU 12-149717 HDZ – DOOR AND 
WINDOW REPLACEMENT 
 
GENERAL INFORMATION 
 
Applicant: Brian Murtagh 

Studio Coop Architecture 
5901 N Borthwick Ave 
Portland, OR 97217 

 
 Andrew J Shepard 
 Kim Wilson 

2100 SE Spruce Ave 
Portland, OR 97214 
 

Site Address: 2100 SE SPRUCE AVE 
 
Legal Description: BLOCK 8  LOT 8, LADDS ADD 
Tax Account No.: R463301580 
State ID No.: 1S1E02CD  05400 
Quarter Section: 3231 
 
Neighborhood: Hosford-Abernethy, contact Joanne Stainbrook at 503-231-9245. 
Business District: Division-Clinton Business Association, contact Darice Robinson at 503-

233-1888. 
District Coalition: Southeast Uplift, contact Leah Hyman at 503-232-0010. 
 
Plan District: None 
Other Designations: Contributing resource in the Ladd’s Addition Historic District, listed in 

the National Register of Historic Places on August 31, 1988. 
 
Zoning: R5 – Residential 5,000 
 
Case Type: HDZ – Historic Design Review 
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Procedure: Type II, an administrative decision with appeal to the Historic 
Landmarks Commission. 

 
Proposal: 
The applicant proposes to make alterations to the north and south (side) façades of the house. 
On the south façade, two small metal basement slider windows are to be replaced with one 
vinyl casement and one vinyl slider, both with egress wells. On the north façade, one metal 
basement slider window will be replaced with a wider vinyl slider and one wood half-glazed 
divided light door will be replaced with two wood awning windows. The new basement windows 
are proposed to be set in the same vertical plane as the existing windows, approximately 4¾ ” 
back from the façade and the new awning windows are proposed to be set 3 5/8” back from the 
façade. 
 
Historic design review is required because the proposal is for non-exempt treatment of a 
contributing resource in the Ladd’s Addition Historic District. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant approval criteria are: 
 

 Ladd’s Addition Historic District Guidelines 
 
ANALYSIS 
 
Site and Vicinity:  The subject property, known as the Irene Hadnett (sic) House was 
constructed in 1911 by H.L. Camp and Company, designed by A. Lowe DePuy. Herbert L. Camp 
and DuPuy formed a design-build partnership and worked together between the years 1907 
and 1925. They built 8 buildings in the Ladd’s Addition Historic District, including the nearly 
identical home at 2114 SE Spruce, directly to the south of the subject property. The houses 
were designed and built at the same time, as mirror images of each other, except for 
modifications to the front dormer and porch. The house was designed in the Craftsman 
Bungalow style, clad with clapboard siding, and has a distinctive double-gabled dormer at the 
second level. On the south side of the house is a first floor shed roofed rectangular bay and on 
the north side, a rectangular bay with crenellated roof and a door at the ground level which 
leads to the basement. The front porch is full-width with a wide stair, open balustrade and 
battered columns. Though the National Register nomination lists the house as the “Irene 
Hadnett House”, the name of the original occupant and owner was Irene Hodnett, who lived in 
the house, then known as 596 Spruce Street, with her sister Lenore Brooks until Irene’s death 
in 1929. 
 
The Historic District, with its distinctive pattern of streets, alleys, and public gardens, is 
significant as an early example of planned suburban development related to the extension of 
streetcar lines east of the Willamette River in the late nineteenth century. Ladd’s Addition 
Historic District was listed in the National Register of Historic Places on August 31, 1988, with 
a period of significance of 1891-1939. 
 
The historic character of the Ladd’s Addition neighborhood is one of small to medium-sized 
houses, set back moderately from tree-lined streets, with five public gardens incorporated into 
the distinctive layout of the subdivision at significant nodes. A few larger houses, churches, 
small apartment buildings, and modest commercial properties, similar in character to the 
single-family housing, are sprinkled throughout the district. Denser traditional storefront 
commercial and apartment development is concentrated along SE Hawthorne, the northern 
boundary street, and SE Division at the south. These were the streets that were originally 
designed to accommodate the streetcar lines. 
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Zoning:  The single-dwelling zones, including R5, are intended to preserve land for housing and 
to provide housing opportunities for individual households.  The zones implement the 
comprehensive plan policies and designations for single-dwelling housing.   
 
The Historic Resource Protection Overlay zone protects certain historic resources in the region 
and preserves significant parts of the region’s heritage.  The regulations implement Portland's 
Comprehensive Plan policies that address historic preservation.  These policies recognize the 
role historic resources have in promoting the education and enjoyment of those living in and 
visiting the region.  The regulations foster pride among the region’s citizens in their city and its 
heritage.  Historic preservation beautifies the city, promotes the city’s economic health, and 
helps to preserve and enhance the value of historic properties.   
 
Land Use History:  City records indicate the following prior land use reviews: 
 

• LU 78-006331 (reference file #HL 64-78): approving the construction of a new garage. 
 
Public Notice:  A “Notice of Proposal in Your Neighborhood” was mailed July 2, 2012.   
 
Agency Review:  No written responses have been received from City Bureaus in response to 
the proposal.  
 
Neighborhood Review:  No written responses have been received from either the Neighborhood 
Association or notified property owners in response to the proposal. 
 
ZONING CODE APPROVAL CRITERIA 
 
Chapter 33.846.060 - Historic Design Review 
 
Purpose of Historic Design Review 
Historic Design Review ensures the conservation and enhancement of the special 
characteristics of historic resources.  

 
Historic Design Review Approval Criteria 
Requests for historic design review will be approved if the review body finds the applicant has 
shown that all of the approval criteria have been met. 
 

Findings:  The site is located within the Ladd's Addition Historic District and the 
proposal is for a non-exempt treatment not requiring a new foundation.  Therefore 
Historic Design Review approval is required.  The approval criteria are the Ladd’s 
Addition Conservation District Design Guidelines – Exterior Rehabilitation. 

 
Staff has considered all guidelines and addressed only those applicable to this proposal. 
 
Ladd's Addition Conservation District Guidelines – Exterior Rehabilitation 
 
1. Façades Oriented to a Street. In rehabilitating existing buildings, the architectural 

integrity of street-oriented façades should be maintained. Additions and structural 
alterations should be limited to the rear and side yard façades and be minimally visible 
from the street. 

 
5. Front Façade Detailing. Original entrances to buildings, front porches and projecting   

features, such as balconies, bays, and dormer windows should be retained or restored. 
 

Findings for 1 and 5: The proposal affects only the side elevations of the house. No 
changes to the street-oriented façade are proposed. This criterion is therefore met. 
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2. Foundations. Changes to the foundation should match or be compatible with the original 
foundation in height and materials. 

 
Findings: The infill of the side-entry door at the basement level will be constructed of 
concrete and painted to match the existing. This criterion is therefore met. 

 
3. Exterior Siding Material. Restoration and maintenance of original siding materials is 

encouraged. Materials used on additions should match or be compatible with the 
predominant materials used on the original structure. Most single family residences and 
duplexes in Ladd’s Addition feature stucco, horizontal wood siding, wood shingles, brick 
or a combination of these materials. Most commercial and multi-family structures feature 
stucco or brick. The following materials are discouraged: plywood, used brick, shakes, 
exposed concrete block and metal. 

 
Findings: The portion of exterior siding material to be located where the door is to be 
removed is proposed to match the existing in clapboard material, shape, and color. This 
criterion is therefore met. 

 
6. Windows and Doors. Original windows and doors, including trim, should be retained or 

restored. If repair is not feasible, new windows or windows on additions should match or 
be compatible with original windows in form, materials, type, pattern and placement of 
openings. On residences, the removal of original wood sash windows and replacement 
with aluminum sash is especially discouraged. Restoration of commercial storefront 
windows with large fixed glass panes below and smaller glass panes above is especially 
encouraged. 

 
Findings: The proposal includes the replacement of three basement-level windows with 
three new windows, of larger size, in the same location. The applicant is seeking to add 
more light and provide egress from the basement. On the south façade, two metal 
sliders are to be replaced with a single vinyl casement and a double vinyl casement with 
egress wells, both of which will be hidden from public view by an existing wooden fence. 
On the north façade, one 3’ metal slider will be replaced with a 4’ vinyl slider and an 
existing wood door will be replaced with two wood awning windows set beneath the two 
existing wood double-hung windows above. The basement windows are to be located 
approximately 4¾” back within the plane of the façade, which is a modest reduction of 
approximately 1¼” of the existing recess depth. Due to an interior remodel, the stair 
landing at the side entry door will be lowered exaggerating an already unsafe condition, 
necessitating the door’s removal. The addition of a second window to the side of the new 
window in the existing door’s location is in order to provide additional light to the 
basement as well as provide greater symmetry to the façade of the projecting bay. The 
awning windows are proposed to be located 3 5/8” back from the façade plane, which is 
not dissimilar from the existing door location. The majority of the windows on the house 
have top-hinged wood storm windows flush with the trim. This setting allows for the 
future addition of storm windows, if necessary or desired. The westernmost window will 
be located within the frame of the existing door, with a lowered header to hide the floor 
joists above which are currently visible, and with a sill just above the rainboard atop the 
concrete foundation. The new window next to this window will be located at the same 
height and directly beneath the window above. It is the applicant’s intent to re-use 
existing trim and siding where feasible. This criterion is therefore met. 

 
8. Color. Restoration of original colors, or colors appropriate to the style and era of the 

building, is encouraged. 
 

Findings: Areas of infill are proposed to be painted to match the existing exterior paint 
colors, which are in keeping with the era of the building. This criterion is therefore met. 
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DEVELOPMENT STANDARDS 
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit. 
CONCLUSIONS 
 
The purpose of the Historic Design Review process is to ensure that exterior alterations to 
existing buildings protect the integrity of the special characteristics of the historic resources. 
The applicant proposes to convert the basement of the house to additional living area, requiring 
the addition of egress windows and the elimination of an unsafe condition at the existing 
basement stair. As a result, three basement windows will be enlarged and, for safety reasons, 
one side door leading to the basement will have to be removed. The proposed alterations are 
relatively minor and do not adversely affect the historic character of this contributing resource 
or the district as a whole. The proposal meets the applicable historic review guidelines and 
therefore warrants approval. 
 
ADMINISTRATIVE DECISION 
 
Approval of five new windows in the Ladd’s Addition Historic District, including: 

• one vinyl casement and one vinyl slider, to be set no less than 4” back from the exterior 
wall plane, both with egress wells to replace two small metal basement slider windows 
on the south façade; 

• one 4’ wide vinyl slider window to replace one metal basement slider to be set no less 
than 4”  back from the exterior wall plane on the north façade; and 

• two wood awning windows to be set approximately 3” back from the exterior wall plane 
to replace one wood half-glazed divided light door. 

This decision is per the approved site plans, Exhibits C-1 through C-6, signed and dated July 
26, 2012, subject to the following conditions: 
 
A. As part of the building permit application submittal, each of the 4 required site plans and 

any additional drawings must reflect the information and design approved by this land use 
review as indicated in Exhibits C-1 through C-6.  The sheets on which this information 
appears must be labeled, "Proposal and design as approved in Case File # LU 12-149717 
HDZ.  No field changes allowed.” 
 

Staff Planner:  Hillary Adam 
 
 
Decision rendered by:  ____________________________________________ on July 26, 2012 

            By authority of the Director of the Bureau of Development Services 
 
Decision mailed: July 30, 2012 
 
About this Decision. This land use decision is not a permit for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503-823-7310 for 
information about permits. 
 
Procedural Information.  The application for this land use review was submitted on June 12, 
2012, and was determined to be complete on June 28, 2012. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 
the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on June 12, 2012. 
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